The Provo City Community Development Department requests
amendments to Section 14.34.295 Downtown Development
Design Standards to clarify architectural requirements In the

Downtown Zones

Central Business District, Joaquin, Maeser, Franklin, and Timp
Nelghborhoods
16-00050A
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14.34.295 Downtown Development Design Standards

1) Applicability

a) |n addition to the requirements of 14.34.280 — Designh Review, the following standards
shall apply inthe DT1, DT2, GW, and ITOD zones including any PF or PRO zones fully
enclosed within the area of these zones:

b) These standards shall apply to all new construction, additions, and renovations,
including alterations to a building’s site.

c) Exceptions

1) The Design Review Committee and the Planning Commission may approve an
alternative design arrangement equal to or better than the requirements set forth in
this section.

i) The Desigh Review Committee and the Planning Commission may approve an
exception from any portion of these standards for buildings constructed by a public
entity for a public use.

1) Such a request shall be made in writing as part of the proposed project’s required
application.

Iv) The Design Review Committee and the Planning Commission shall make specific
findings justifying the alternate design arrangement or design exception based on the
following criteria.

(1) The proposed designh remains generally compliant with the spirit and intent of
these standards.

(2) The proposed designh engages and activates the public realm consistent with the
iIntent of these standards.

(3) The proposed design contributes positively to the high standards of construction,
urban design and vitality desired for Downtown Provo.

2) Building Design
a) Ground Floor Treatment

) Ground Floor Treatment along Primary Streets

(1) BesigngGround floor space on primary streets shall be designed for retail or
other active uses, orienting tenant spaces to the street and maximizing
storefronts and entries along the sidewalks to sustain street level interest and
promote pedestrian traffic.
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14.34.295 Downtown Development Design Standards

1) Applicability

a) |n addition to the requirements of 14.34.280 — Design Review, the following standards
shall apply inthe DT1, DT2, GW, and ITOD zones including any PF or PRO zones fully
enclosed within the area of these zones:

b) These standards shall apply to all new construction, additions, and renovations,
including alterations to a building's site.

c) Exceptions

) The Design Review Committee and the Planning Commission may approve an
alternative design arrangement equal to or better than the requirements set forth in
this section.

i) The Design Review Committee and the Planning Commission may approve an
exception from any portion of these standards for buildings constructed by a public
entity for a public use.

i) Such a request shall be made in writing as part of the proposed project’s required
application.

Iv) The Design Review Committee and the Planning Commission shall make specific
findings justifying the alternate design arrangement or design exception based on the
following criteria.

(1) The proposed design remains generally compliant wath the spirit and intent of
these standards.

(2) The proposed design engages and activates the public realm consistent with the
Intent of these standards.

(3) The proposed design contributes positively to the high standards of construction,
urban design and vitality desired for Downtown Provo.

2) Building Design
a) Ground Floor Treatment

) Ground Floor Treatment along Primary Streets

(1) Ground floor space on primary streets shall be designed for retail or other active
uses, orienting tenant spaces to the street and maximizing storefronts and
entries along the sidewalks to sustain street level interest and promote
pedestrian traffic.
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(2) Wall openings, such as storefronts, windows and doors, shall comprise at least
60% of a building's street level facade, measured as a percentage of wall area

between the ground plane and the first floor ceiling.

(a) Bulkhead walls within storefront bays are counted as wall openings for the
purpose of this calculation.

(b) Wall openings shall be distributed along the length of the facade to avoid
expanses of blank wall. For example, a 100 foot facade with 60 feet of
continuous windows and 40 feet of continuous wall is nhot pemitted.

(3) [Fullyr opening storefront wall systems are encouraged.

1) Ground Floor Treatment along Secondary Streets

(1) DesigngGround floor space facing secondary streets shall be desighed to
accommodate habitable space and to avoid blank walls and visible parking.

(2) The ground floor treatment of those uses, except residential units with individual

entries, should be [similar to that of retail space, except that wall openings, such _—{ commented [BI2]: This makes it sound optional.

/[ Commented [BJ1]: Thisis intended just get theidea in front of

them rather than to carry any legal weight?

as storefronts, windows and doors, shall compnise at least 50% of the street level
facade, measured as a percentage of frontage length.

(3) Residential units with individual entries [shu::uld include windows on the ground

floor that look out onto the street, with wall openings comprising at least 30% of
the street level facade, measured as a percentage of frontage length.

i) Ground Floor Treatment along All Streets

(1) Clear glass for wall openings, I.e., doors and windows, shall be used along all
street-level facades for maximum transparency, especially in conjunction with
retail uses. Tinted, mimrored or opague glazing is not pemitted for any required

wall opening along street level facades.

(2) Articulation and detailing of the ground floor street wall with pedestnan
entrances, storefronts, quality materials and decorative details, shall be used to
promote pedestrian-scaled architecture along the street.

(a) The design of street level building features such as bulkheads, plinths,
walhscots and cornices, shall derive their proportions from the ground floor or
base levels of the building.

(1) Monumental scale features can be considered when part of a multi-story
building base such as a two story base with engaged columns where the
column pedestals are scaled proportionally to the two story column.

(3) Breaks in the street wall bhnuld\ be limited to those hecessary to accommodate

Commented [B13]: Same. MNeads to be “shall” if you want it
required.

| commented [B34]: Shall?

pedestrian pass-throughs, public plazas, entry forecourts, permitted vehicular
access driveways, and hotel drop-offs.
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(2) Wall openings, such as storefronts, windows and doors, shall comprise at least
60% of a building’'s street level fagade, measured as a percentage of wall area
between the ground plane and the first floor celiling.

(a) Bulkhead walls within storefront bays are counted as wall openings for the
purpose of this calculation.

(b) Wall openings shall be distributed along the length of the fagade to avoid
expanses of blank wall. For example, a 100 foot facade with 60 feet of
continuous windows and 40 feet of continuous wall is not permitted.

(3) Fully opening storefront wall systems are permitted.
i) Ground Floor Treatment along Secondary Streets

(1) Ground floor space facing secondary streets shall be desighed to accommodate
habitable space and to avoid blank walls and visible parking.

(2) The ground floor treatment of those uses, except residential units with individual
entries, shall be similar to that of retail space, except that wall openings, such as
storefronts, windows and doors, shall comprise at least 50% of the street level
facade, measured as a percentage of frontage length.

(3) Residential units with individual entries shall include windows on the ground floor
that look out onto the street, with wall openings comprising at least 30% of the
street level facade, measured as a percentage of frontage length.

i) Ground Floor Treatment along All Streets

(1) Clear glass for wall openings, I.e., doors and windows, shall be used along all
street-level fagades for maximum transparency, especially in conjunction with
retail uses. Tinted, mirrored or opaqgue glazing is not permitted for any required
wall opening along street level facades.

(2) Articulation and detailing of the ground floor street wall with pedestrian
entrances, storefronts, quality materials and decorative details, shall be used to
promote pedestrian-scaled architecture along the street.

(a) The design of street level building features such as bulkheads, plinths,
wainscots and cornices, shall derive their proportions from the ground floor or
base levels of the building.

() Monumental scale features can be considered when part of a multi-story
building base such as a two story base with engaged columns where the
column pedestals are scaled proportionally to the two story column.

(3) Breaks in the street wall shall be limited to those necessary to accommodate
pedestrian pass-throughs, public plazas, entry forecourts, permitted vehicular
access driveways, and hotel drop-offs.
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(4) Storefront design shall encourage variety by permitting tenants to select
iIndividualized awnings and storefront designs.

(D) Ground floors shall include features that enhance the character of the street wall
and/or help define the pedestrian environment along the sidewalk, such as
canopies, awnings, overhangs, and lighting.

(6) Awnings and canopies shall be fabricated of woven fabric, glass, metal or other
permanent material compatible with the building architecture. Internally
Illuminated, closed-bottom, or vinyl awnings are not permitted.

(7) Electrical service, mechanical, or other equipment, enclosed stairs, storage
spaces, blank walls, and other elements that are not pedestrian-oriented shall not
be located along the ground floor street wall unless required by applicable code
and no workable alternative location exists.

Iv) Pedestrian Building Entrances
(1) Pedestrian building entrances shall.

(a) meet the spatial requirements set forth in Table 14.34.295-1
Pedestrian Building Entrance (PBE) Requirements;

(b) contain a door providing direct pedestrian access into a building;

(¢) directly access an interior and enclosed commercial tenant space,
public lobby, or residential unit;

(d) be directly accessible from and directly adjacent to the sidewalk; and

(e) prevent doors from swinging into the public right-of-way or beyond the
front fagade line of the building when opened.

(2) Fire exit doors, doors to fire riser rooms or other mechanical spaces, and
doors to exterior courtyards shall not qualify as pedestrian building
enfrances.

Table 14.34.295-1 Pedestrian Building Entrance (PBE) Requirements
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(4) Storefront design shall encourage variety by permitting tenants to select
iIndividualized awnings and storefront designs.

(D) Ground floors shall include features that enhance the character of the street wall
and/or help define the pedestrian environment along the sidewalk, such as
canopies, awnings, overhangs, and lighting.

(6) Awnings and canopies shall be fabricated of woven fabric, glass, metal or other
permanent material compatible with the building architecture. Internally
lluminated, closed-bottom, or vinyl awnings are not permitted.

(7) Electrical service, mechanical, or other equipment, enclosed stairs, storage
spaces, blank walls, and other elements that are not pedestrian-oriented shall not
be located along the ground floor street wall unless required by applicable code
and no workable alternative location exists.

Iv) Pedestrian Building Entrances
(1) Pedestrian building entrances shall:

(a) meet the spatial requirements set forth in Table 14.34.295-1
Pedestrian Building Entrance (PBE) Requirements;

(b) contain a door providing direct pedestrian access into a building;

(c) directly access an interior and enclosed commercial tenant space,
public lobby, or residential unit;

(d) be directly accessible from and directly adjacent to the sidewalk; and

(e) prevent doors from swinging into the public right-of-way or beyond the
front facade line of the building when opened.

(2) Fire exit doors, doors to fire riser rooms or other mechanical spaces, and
doors to exterior courtyards shall not qualify as pedestrian building
entrances.

Table 14.34.295-1 Pedestrian Building Entrance (PBE) Requirements

Frontage Type Commercial Residential Frontage Type Commercial Residential
Center Street Other . Center Street Other .
(500 W- 100 E) | Street Primary Street Secondary Street (500 W - 100 E) | Street Primary Street Secondary Street
: . 1 per 1 per street- 1 per street- , . 1 per 1 per street- 1 per street-
PBE's Reguwed for Each 1 per 2o feet 35 feet fronting ground fronting ground PBE's Requwed for Each 1 per 2o feet 35 feet | fronting ground fronting ground
Street-facing Facgade (1 min.) . . . Street-facing Facade (1 min.) . . .
(1 min.) | floor unit floor unit (1 min.) | floor unit floor unit

Maximum Spacing 338 feet 50 feet 338 feet 75 feet Maximum Spacing 338 feet 50 feet 338 feet 75 feet
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b) Architectural Detall

)

Horizontal Articulation

(1) AriculatetThe horizontal plane of a building shall be articulated to provide visual
interest and enrich the pedestrian experience, while contnbuting to the quality
and definition of the street wall.

(2) AvoldeExtensive blank walls that detract from the experience and appearance of
an active streetscape shall not be permitted.

(3) Horizontal variation bhnuld\ be of an appropriate scale and reflect changes in the

| commented [BI5]: Shall?

building uses or structure. [Consider both small scale and large scale articulation, _—{ Commented [B36]: This also sounds optiona

(4) Vary-dDetalls and materials shall be vaned horizontally to provide scale and
three-dimensional qualities to the building.

(9) Previde-w\Well-marked entrances shall be provided to cue access and use.
EnhanhceaAll public entrances to a building or use shall be enhanced through
compatible architectural or graphic treatment. Main building bntrances should

read differently from retail storefronts, restaurants, and commercial entrances.

"] commented [B37]: Shall?

1) Verfical Articulation

(1) DifferentiatetThe ground floor facade shall be differentiated; and shall feature
high quality materials that add human scale, texture and variety at the pedestrian
level.

(2) Provide-aAn identiflable break between the building's ground floors and upper
floors shall be provided. This break may include a change in material, hornizontal
dividing element, a change In fenestration pattern or similar means.

(3) Verticallyartictlate tThe street wall facade shall be verdically articulated,
establishing different treatment for the building's base, middle and top. Use
bBalconies, fenestration, shading devices, or other elements shall be used to
create an interesting pattem of projections and recesses.

(4) The primary visual division of the building shall emphasize a vertical orientation
with vertical features ovending horizontal features.

(9) In order to respect existing historic datums, the cornice or roof line of historic
structures should be reflected with a demarcation on new adjacent structures.

| commented [B38]: Shall?

(6) Where appropriate, empley-shade and shadow created by reveals, surface
changes, overhangs, and sunshades shall be employed to provide sun control
benefits and visual interest on facades exposed 1o the sun.
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b) Architectural Detalil

)

i)

Horizontal Articulation

(1) The horizontal plane of a building shall be articulated to provide visual interest

and enrich the pedestrian experience, while contributing to the quality and
definition of the street wall.

(2) Extensive blank walls that detract from the experience and appearance of an
active streetscape shall not be permitted.

(3) Horizontal variation shall be of an appropriate scale and reflect changes in the
building uses or structure. Consider both small scale and large scale articulation.

(4) Details and materials shall be varied horizontally to provide scale and three-
dimensional qualities to the building.

(D) Well-marked entrances shall be provided to cue access and use. All public
entrances to a building or use shall be enhanced through compatible
architectural or graphic treatment. Main building entrances shall read differently
from retail storefronts, restaurants, and commercial entrances.

Vertical Articulation

(1) The ground floor fagade shall be differentiated and shall feature high quality
materials that add human scale, texture and variety at the pedestrian level.

(2) An identifiable break between the building's ground floors and upper floors shall
be provided. This break may include a change in material, horizontal dividing
element, a change in fenestration pattern or similar means.

(3) The street wall facade shall be vertically articulated, establishing different
treatment for the building’'s base, middle and top. Balconies, fenestration,
shading devices, or other elements shall be used to create an interesting pattern
of projections and recesses.

(4) The primary visual division of the building shall emphasize a vertical orientation
with vertical features overiding horizontal features.

(D) In order to respect existing historic datums, the cornice or roof line of historic
structures shall be reflected with a demarcation on new adjacent structures.

(6) Where appropriate, shade and shadow created by reveals, surface changes,
overhangs, and sunshades shall be employed to provide sun control benefits and
visual interest on facades exposed to the sun.
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1 Windows, Doors, and Balconies

(1) Windows and Doors

(a) All windows and doors, with the exception of ground level storefronts, shall be
square or vertical in proportion.

(b) Ganged or mulled windows shall have a structurally independent mullion
separating each individual window.

(¢) Curtain wall systems may be utilized with or without exterior mullion covers.

(d) Minor divisions created by muntins or individual windows in window groups
that are horizontal in proportion may be permitted as long as the complete
window or window group remains square or vertical in proportion.

(¢) "Punched” doors and windows, or those completely surrounded by wall
cladding, shall include a shadow line or reveal which sets the window or door
unit back from the face of the wall a distance at least equal to the depth of
adjacent cladding.

(f) Doors and windows that operate as horizontal sliders are prohibited on street
facing facades, except on balconies where the use of sliding doors may
provide for better utilization of floor space. Permissible window operation
types include single and double-hung, casement, awning and pivot.

(g) Glass Above the First Story

() For buildings with frontage on Center Street from 500 West to the Eastern
boundary of the zones to which these standards apply, glass above the
first story shall not exceed 70 percent of the total building wall area, with
each facade being calculated independently.

(i) For all other buildings, no maximum glass percentage is established, but
the use of other materials may be required to meet other requirements of
these standards.

(h) Horizontal banding of windows across a building facade is not permitted.

() Opaqgue, painted, dark tinted, and mirrored glass windows are prohibited.

(2) Balconies

(a) Balconies consisting of a minimum area of fifty (50) square feet shall be
provided for at least fifty (50) percent of all residential units.

(b) The design and-of balconies and associated railings shall be integrated into
the overall building design.

(¢) Drainage from projecting balconies shall be captured and directed into the
building’'s storm water collection system.
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i) Windows, Doors, and Balconies

(1) Windows and Doors

(a) All windows and doors, with the exception of ground level storefronts, shall be
square or vertical in proportion.

(b) Ganged or mulled windows shall have a structurally independent mullion
separating each individual window.

(¢) Curtain wall systems may be utilized with or without exterior mullion covers.

(d) Minor divisions created by muntins or individual windows in window groups
that are horizontal in proportion may be permitted as long as the complete
window or window group remains square or vertical in proportion.

(e) "Punched” doors and windows, or those completely surrounded by wall
cladding, shall include a shadow line or reveal which sets the window or door
unit back from the face of the wall a distance at least equal to the depth of
adjacent cladding.

(f) Doors and windows that operate as horizontal sliders are prohibited on street
facing facades, except on balconies where the use of sliding doors may
provide for better utilization of floor space. Permissible window operation
types include single and double-hung, casement, awning and pivot.

(g) Glass Above the First Story

() For buildings with frontage on Center Street from 500 West to the Eastern
boundary of the zones to which these standards apply, glass above the
first story shall not exceed 70 percent of the total building wall area, with
each facade being calculated independently.

(i) For all other buildings, no maximum glass percentage is established, but

the use of other materials may be required to meet other requirements of
these standards.

(h) Horizontal banding of windows across a building facade is not permitted.

() Opaqgue, painted, dark tinted, and mirrored glass windows are prohibited.

(2) Balconies

(a) Balconies consisting of a minimum area of fifty (50) square feet shall be
provided for at least fifty (50) percent of all residential units.

(b) The design of balconies and associated railings shall be integrated into the
overall building design.

(¢) Drainage from projecting balconies shall be captured and directed into the
building's storm water collection system.



CITY DEPARTMENTAL ISSUES
»  Public Works expressed three concerns.
» Instead of an audible and/or visual alert at parking garage exits, require garage exits to meet city clear view
triangle requirements.
» Balconies projecting into the public right of way could be problematic.
»  Adesire for 10’ minimum setbacks.

NEIGHBORHOOD MEETING DATE
» City-wide application; all Neighborhood Chairs received notification.

NEIGHBORHOOD AND PUBLIC COMMENT
» No Neighborhood Chairs were present during the hearing.
» This item was City-wide or affected multiple neighborhoods.

CONCERNS RAISED BY PUBLIC

Any comments received prior to completion of the Staff Report are addressed in the Staff Report to the Planning
Commission. Key issues raised in written comments received subsequent to the Staff Report or public comment during
the public hearing included the following: No comments were received.

PLANNING COMMISSION DISCUSSION

Key points discussed by the Planning Commission included the following:

Planning Commission discussed the suitability of the proposed amendments for creating comfortable places in the
downtown. Concerns were expressed over the interface between public and private realms and appropriate setbacks and
the design of such transitional places.

The Commission questioned staff if any projects were in process that would be impacted by these amendments or were
expected to make application soon. Staff replied that there were not. Staff and the Commission concurred that additional
changes could be made to improve the amendments, including adding diagrams and photographs.

Y

Planning Commission Chair

b=

Director of Community Development

See Key Land Use Policies of the Provo City General Plan, applicable Titles of the Provo City Code, and the Staff Report to the
Planning Commission for further detailed information. The Staff Report is a part of the record of the decision of this item.
Where findings of the Planning Commission differ from findings of Staff, those will be noted in this Report of Action.

Legislative items are noted with an asterisk (*) and require legislative action by the Municipal Council following a public hearing;
the Planning Commission provides an advisory recommendation to the Municipal Council following a public hearing.
Administrative decisions of the Planning Commission (items not marked with an asterisk) may be appealed by submitting an
application/notice of appeal, with the required application and noticing fees, to the Community Development Department, 330
West 100 South, Provo, Utah, within fourteen (14) calendar days of the Planning Commission's decision (Provo
City office hours are Monday through Thursday, 7:00 a.m. to 6:00 p.m.).
BUILDING PERMITS MUST BE OBTAINED BEFORE CONSTRUCTION BEGINS




